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I. Proposal Description 

The proposal is to construct an addition to an existing garage, retaining walls, a stairway and 

landscaping within a steep slope critical area.  This proposal would remove the slope from 

protection as a critical area.  The steep slope and much of the property are developed and/or 

maintained as ornamental landscaping.  The existing slope was constructed when the area 

was developed but qualifies as a steep slope critical area per LUC 20.25H.120.  The proposal 

removes this slope which is approximately 1,600 square feet and replaces the slope with a 

terraced retaining wall system and uses the foundation wall of the expanded garage as 

retention.  The terraced land is proposed to be planted with 400 square feet of native 

vegetation.  120 square feet of planting is also proposed in the shoreline buffer to improve the 

ecological function of the site. 

 

LUC 20.25H Section VII requires a Critical Areas Land Use Permit for any modification of a 

steep slope critical area through a critical areas report. A critical areas report process allows 

sites that are degraded ecologically to request modifications to critical areas provided there is 

a net increase in ecological function on the site as a result of the project.  The project proposes 

to modify a steep slope critical area and improve the ecological function of the site by installing 

native plants in the slope area and shoreline buffer. 

 

Also proposed is replacement of an existing patio, drainage line and a small landscape wall 

that provides no retention function, other than to contain the patio, within the shoreline 

setback from the buffer of Lake Sammamish.  The replacement of these existing 

improvements is in the same location and configuration.  These replaced improvements are 

considered existing landscaping features which are allowed to be replaced per LUC 

20.25H.055.C.3.h.  See figure 1 below for the project site plan.   

 

Figure 1 

 
 

 

 



Tourmalet Remodel 
16-148232-LO 
Page 4 of 11 

 
II. Site Description, Zoning, Land Use and Critical Areas 

 

A. Site Description   

The project site is located at 3002 W Lake Sammamish Pkwy SE in the Newcastle subarea.  

The property is accessed from Lake Sammamish Pkwy west of the property by a shared 

driveway road.  The property is surrounded to the north and south by residential 

development and the lake is to the east.  The property is mostly developed and vegetation 

consists of maintained ornamental landscaping.  Significant trees are found mostly on the 

upper portion of the property in a fenced pasture-like area to the west of the garage.  The 

steep slope critical areas on the property are located between the existing garage and the 

fenced area west of the garage.  This slope was created as part of past grading related to 

residential construction of the lots in the area.  See figure 2 for existing site condition. 

 

Figure 2 

 
 

B.  Zoning   

The property is zoned R-5, a Single Family Residential zoning district.  The surrounding 

properties, most developed with single family homes, are also zoned R-5. 

 

C.  Land Use Context   

The property has a Comprehensive plan Land Use Designation SF-H, Single-Family High 

Density.  The proposed use will be residential in keeping with this Land Use designation 

 
D. Critical Areas On-Site and Regulations 

 

i. Geologic Hazard Areas 
Geologic hazards pose a threat to the health and safety of citizens when commercial, 

residential, or industrial development is inappropriately sited in areas of significant hazard.  

Some geologic hazards can be reduced or mitigated by engineering, design, or modified 
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construction practices.  When technology cannot reduce risks to acceptable levels, 

building in geologically hazardous areas is best avoided (WAC 365-190). 

 

Steep slopes may serve several other functions and possess other values for the City and 

its residents. Several of Bellevue’s remaining large blocks of forest are located in steep 

slope areas, providing habitat for a variety of wildlife species and important linkages 

between habitat areas in the City.  These steep slope areas also act as conduits for 

groundwater, which drains from hillsides to provide a water source for the City’s wetlands 

and stream systems.  Vegetated steep slopes also provide a visual amenity in the City, 

providing a “green” backdrop for urbanized areas enhancing property values and buffering 

urban development. 

 

III. Consistency with Land Use Code Requirements: 

 

A. Zoning District Dimensional Requirements: 

Conformance with all zoning requirements will be confirmed as part of the building permit 

review.  The proposal appears to conform to the requirements of the R-5 zone.  See 

Conditions of Approval in Section X of this report. 

 

B. Critical Areas Requirements LUC 20.25H: 

The City of Bellevue Land Use Code Critical Areas Overlay District (LUC 20.25H) establishes 

performance standards and procedures that apply to development on any site which contains 

in whole or in part any portion designated as critical area, critical area buffer or structure 

setback from a critical area or buffer.  The project area proposes to modify a steep slope 

critical area and the following sections of the Land Use Code apply. 

 

i. Consistency with LUC 20.25H.145 

Staff reviewed the geotechnical report submitted by Geological and Geotechnical 

Consulting dated January 19, 2016, June 22, 2016, and an addendum letter dated June 

23, 2017 that addressed the slope and critical area requirements of the Land Use Code.  

The geotech has found that the proposed modification of the slope “will have no adverse 

impact on the stability of the slope or on adjacent properties” and that once completed the 

site will have “increased stability” (June 22, 2017 letter, pg. 1).  The geotech is a certified 

engineer who is qualified to make determinations as to slope stability.  Provided the project 

is constructed per the geotech’s recommendations the engineer finds that the project can 

be constructed as proposed and will “not result in greater risk or a need for increased 

buffers on neighboring properties” (pg. 1).  The geotech found that while the slope qualifies 

as a steep slope due to grade that it is not a natural slope and was the result of prior site 

grading that created a flat building area on the property upslope and to the west.  There 

are no other steep slopes in vicinity.  

 

ii. Consistency with LUC 20.20.125 

The proposal removes the slope from protection as a critical area.  The slope is not a 

natural contour that was created through natural processes.  The proposal uses terraced 

retaining walls and the foundation of the proposed garage as retention.  The project 

geotechnical engineers found that the proposal improves slope stability and will not result 
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in increased buffers.  The terraced land that results from the retaining wall construction is 

proposed to be planted with native vegetation.   

  

iii. Consistency with LUC 20.25H.250 

The proposed removal of a steep slope from protection as a critical area through a Critical 

Areas Report requires a demonstration that a site is degraded ecologically and that the 

site function and value can be improved as part of the project.  The existing site is 

developed with permanent structures and improvements including walls, paved areas, and 

ornamental landscaping.  The proposal includes the installation of 400 square feet of 

planting within the new terraced area and 120 square feet of planting along the shoreline 

buffer of Lake Sammamish.  The shoreline planting removes lawn and installs native 

vegetation that results in an improvement of the buffer function that improves the site 

function above what currently exists.  The mitigation plan (see Attachment 2) must be 

submitted along with the required building permit.  See Conditions of Approval in 

Section X of this report. 

 

IV. Public Notice and Comment 

  

Application Date:   December 5, 2016 

Public Notice (500 feet):  January 5, 2017 

Minimum Comment Period:  January 19, 2017 

 

The Notice of Application for this project was published the City of Bellevue weekly permit 

bulletin and Seattle Times on January 26, 2016.  It was mailed to property owners within 500 

feet of the project site.  A comment was received from Karen Walter with the Muckleshoot 

Tribe regarding required planting along the shoreline related to a newly approved dock and 

that this planting should be shown on the plans for this project.  The planting area has been 

depicted on the project plans and will be installed as part of the dock permit. 

 

V. Summary of Technical Reviews 

 

A. Clearing and Grading 

The Clearing and Grading Division of the Development Services Department has reviewed 

the proposed site development and geotech report for compliance with Clearing and Grading 

codes and standards.  The Clearing and Grading staff approved the application. 

 

VI. State Environmental Policy Act (SEPA) 

The environmental review indicates no probability of significant adverse environmental 

impacts occurring as a result of the proposal.  The Environmental Checklist submitted with 

the application adequately discloses expected environmental impacts associated with the 

project. The City codes and requirements, including the Clear and Grade Code, Utility Code, 

Land Use Code, Noise Ordinance, Building Code and other construction codes are expected 

to mitigate potential environmental impacts. Therefore, issuance of a Determination of Non-

Significance (DNS) is the appropriate threshold determination under the State Environmental 

Policy Act (SEPA) requirements.  
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A. Earth, Air, and Water 

Earth movement will result from the removal of the steep slope and installation of retaining 

walls and expansion of the garage.   The site will be required to comply with the City’s BMPs 

and sediment and erosion controls for clearing and grading under the future building permit. 

 

C. Animals 

The property is adjacent to Lake Sammamish which does support salmonid species, other 

fish, mammals and bird species.  No work in or over the water is proposed.  Animal use of the 

steep slope area is limited as there are no trees on the slope, it is surrounded by existing 

development, and it is maintained landscaping.  Any animal use will be limited to small to 

medium animals and birds.   

 

D. Plants 

Trees on the site include ornamental and nonsignificant trees found in the upland pasture-like 

area.  The vegetation impacted by this proposal is ornamental and does not result in tree 

removal.  Trees may be proposed for removal separate from this proposal as part of the 

building permit and must comply with retention requirements of the Land Use Code.  520 

square feet of mitigation planting is proposed to be installed (Attachment 2).  See Conditions 

of Approval in Section X of this report. 

 

E. Noise 

The site is adjacent to single-family residences whose residents are most sensitive to 

disturbance from noise during evening, late night and weekend hours when they are likely to 

be at home. Construction noise will be limited by the City’s Noise Ordinance (Chapter 9.18 

BCC) which regulates construction hours and noise levels. Sound generated by pile driving 

for dock construction will require sound attenuation measures.  See Section X for a related 

condition of approval. 

 

VII. Changes to Proposal Due to Staff Review 

Changes were requested to clarify the geotechnical report responses to the Land Use Code 

requirements.  The foundation of the garage was recommended to be used as retention in 

keeping with the geotechnical recommendations.  Work proposed in the shoreline setback 

was reduced to only replace existing improvements and not result in expanded disturbance.   

Planting in the shoreline was also encouraged so that the site could achieve the necessary 

improvement of ecological function required for approval under a critical areas report. 

 

VIII. Decision Criteria 

 

A. 20.25H.255 Critical Areas Report – Decision Criteria – General 

The Director may approve, or approve with modifications, the proposed modification 

where the applicant demonstrates:  

 

1. The modifications and performance standards included in the proposal lead to 

levels of protection of critical area functions and values at least as protective as 

application of the regulations and standards of this code; 

The performance standards related to steep slopes are being met where possible, 
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given that the slope is removed by the proposal.  As reviewed in Section III above, the 

project geotechnical engineer found that the proposal improves slope stability and 

uses the foundation of the garage to aid retention.  The proposal does not remove 

significant vegetation as the slope was constructed from prior development and has 

been maintained with ornamental vegetation.  The proposed planting in the shoreline 

buffer results in an overall site function that is greater than the existing site function.  

An analysis of site functions can be found in the submitted critical areas report which 

is attachment 2. 

 

2. Adequate resources to ensure completion of any required mitigation and 

monitoring efforts; 

The submitted five-year maintenance and monitoring plan included in the critical areas 

report (attachment 2) is approved as conceptual with a final plan required to be 

submitted under the building permit.  Staff inspection of the planting is required after 

installation and to end of the monitoring.  A maintenance surety is required to be 

submitted prior to building permit issuance for an amount that is 100 percent of the 

estimated cost of maintenance and monitoring for five years.  A cost estimate is 

required to be submitted under the building permit.  See Conditions of Approval in 

Section X of this report. 

 

3. The modifications and performance standards included in the proposal are not 

detrimental to the functions and values of critical area and critical area buffers 

off-site; 

The proposal is not detrimental to the functions and values of the critical areas and 

improves the functions provided by the shoreline on this property by installing native 

vegetation in the shoreline buffer that replaces existing lawn.  The installed vegetation 

includes trees, shrubs and ground cover which will provide more ecological function 

than the existing lawn. 

 

4. The resulting development is compatible with other uses and development in 

the same land use district. 

The proposed construction is compatible with the adjacent residential uses as these 

improvements are normally associated with residential development.  Therefore, the 

proposal is allowed in this land use district and is compatible.   

 

B. 20.30P.140 Critical Area Land Use Permit Decision Criteria – Decision Criteria 

The Director may approve, or approve with modifications an application for a Critical Area 

Land Use Permit if: 

 

1. The proposal obtains all other permits required by the Land Use Code;  

The applicant must revise building permit 16-124524-BR and any associated permits 

in conformance with the plans approved with this permit approval.  See Conditions 

of Approval in Section X of this report. 
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2. The proposal utilizes to the maximum extent possible the best available 

construction, design and development techniques which result in the least 

impact on the critical area and critical area buffer; 

The proposed foundation of the garage is used as retention and the site uses terraced 

retention walls minimizing the amount of site grading and slope modification.  The 

project has been reviewed by a geotechnical engineer who found that the project 

improved stability of the slope.  The shoreline vegetation is enhance by the proposal 

resulting in improved critical area function on the site. 

 

3. The proposal incorporates the performance standards of Part 20.25H to the 

maximum extent applicable, and ; 

As discussed in Section III of this report and discussed in the submitted critical areas 

report, the applicable performance standards of LUC Section 20.25H are being met. 

 

4. The proposal will be served by adequate public facilities including street, fire 

protection, and utilities; and; 

The proposed activity will be served by adequate public facilities. 

 

5. The proposal includes a mitigation or restoration plan consistent with the 

requirements of LUC Section 20.25H.210; and  

The proposal includes 520 square feet of mitigation planting.  The maintenance and 

monitoring plan shall be for a total of five years. A copy of the planting plan and 

maintenance and monitoring plan is required to be submitted under the building permit 

for this work.  See Conditions of Approval in Section X of this report. 

 

6. The proposal complies with other applicable requirements of this code. 

As discussed in this report, the proposal complies with all other applicable 

requirements of the Land Use Code. 

 

IX. Conclusion and Decision 

After conducting the various administrative reviews associated with this proposal, including 

Land Use Code consistency, SEPA, City Code and Standard compliance reviews, the Director 

of the Development Services Department does hereby approve with conditions the 

modification of a steep slope critical area to construct an addition to a garage and associated 

improvements.  Approval of this Critical Areas Land Use Permit does not constitute a 

permit for construction.  A building permit is required and all plans are subject to 

review for compliance with applicable City of Bellevue codes and standards. 

 

Note- Expiration of Approval:  In accordance with LUC 20.30P.150 a Critical Areas Land 

Use Permit automatically expires and is void if the applicant fails to file for a building permit or 

other necessary development permits within one year of the effective date of the approval.   

 

X. Conditions of Approval 

 

The applicant shall comply with all applicable Bellevue City Codes and Ordinances 

including but not limited to: 
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Applicable Ordinances Contact Person 

Clearing and Grading Code- BCC 23.76 Savina Uzunow, 425-452-7860 

Land Use Code- BCC Title 20 Reilly Pittman, 425-452-4350 

Noise Control- BCC 9.18 Reilly Pittman, 425-452-4350 

 

The following conditions are imposed under the Bellevue City Code or SEPA authority 

referenced: 

 

1. Building Permit: Approval of this Critical Areas Land Use Permit does not constitute an 

approval of a development permit.  Building permit 16-124524-BR is required to be revised 

or another permit must be submitted and approved.  Plans submitted as part of any permit 

application shall be consistent with the activity permitted under this approval. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 

2. Land Use Inspection:  Following installation of mitigation planting, the applicant shall 

contact Land Use staff to inspect the planting area prior to final building inspection. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 

3. Mitigation Planting Plan:  The mitigation plan (Attachment 2) must be submitted as part 

of the required building permit. 

 

Authority: Land Use Code 20.25H.220 

Reviewer: Reilly Pittman, Development Services Department 

 

4. Maintenance and Monitoring Plan:  The submitted maintenance and monitoring plan is 

required to be submitted under the building permit.  Annual monitoring reports with photos 

of the planting area are required to be submitted that document how the plants are meeting 

the chosen performance standards.  Monitoring reports and questions can be emailed to 

Reilly Pittman at rpittman@bellevuewa.gov. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: Reilly Pittman, Development Services Department 

 

5. Maintenance and Monitoring Surety:  A financial surety is required to be submitted 

based on 100 percent of the cost to maintain and monitor the plants for five years.  A cost 

estimate is required to be provided under the building permit.  A financial surety is required 

to be posted prior to building permit issuance.  Release of the surety is contingent upon a 

final inspection of the planting by Land Use Staff that finds the maintenance and 

monitoring plan was successful. 

 

mailto:rpittman@bellevuewa.gov
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Authority: Land Use Code 20.25H.220 

Reviewer: Reilly Pittman, Development Services Department 

 

6. Noise Control:  Noise related to construction is exempt from the provisions of BCC 9.18 

between the hours of 7 am to 6 pm Monday through Friday and 9 am to 6 pm on Saturdays, 

except for Federal holidays and as further defined by the Bellevue City Code. Noise 

emanating from construction is prohibited on Sundays or legal holidays unless expanded 

hours of operation are specifically authorized in advance.  Requests for construction hour 

extension must be done at least one week in advance with submittal of a construction 

noise expanded exempt hours permit. 

 

Authority:  Bellevue City Code 9.18 

Reviewer: Reilly Pittman, Development Services Department 
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CRITICAL AREAS MITIGATION SUMMARY 
Tourmalet Remodel 16‐148232‐LO 

 
Date:     June 7, 2017 

To:    Reilly Pittman – City of Bellevue 
    Dan McNamara ‐ Homeowner 
     

From:    Carl Hadley 

Subject:  Mitigation Summary 
     
 
Two critical areas will be impacted during redevelopment of the Tourmalet site: 

1. Steep slope 
2. Lake Sammamish buffer 

 
This memo provides quantitative calculations and justification for how the applicant proposes 
to mitigate each impact as needed to demonstrate a net gain in the most important critical area 
and critical area buffer functions. 
 

Steep Slope 
An over‐steepened slope was left by a previous land‐owner when the site was originally graded.  
The slope is not natural; nominally meets the size criteria for a steep slope (1,600 sf and 14 foot 
vertical  rise);  is  isolated and not part of or contiguous to a  larger steep slope area;  is  located 
about 130 feet from OHW with an intervening structure; and neither the slope nor the buffer 
has  any  natural  vegetation.  Given  the  existing  manmade  slope  contours  and  very  poor 
ecological  condition,  protection  of  the  slope  is  not  required  under  LUC  20.25.125,  does  not 
mitigate  the slope hazard, and does not preserve any significant natural habitat or ecological 
shoreline functions on the site.   
 
The  steep  slope on  the  subject  property  is  a  critical  area only  by  virtue of  the  risk  of  failure 
(steep slope hazard area) and not due to ecologically sensitive habitat (as differentiated in LUC 
20.25H.010).  In fact, this particular slope has minimal existing ecological benefit due to lack of 
native vegetation and distance from water.  As such, little environmental mitigation is required 
to offset lost ecological functions. The homeowner is proposing to mitigate the geologic hazard 
posed  by  the  steep  slope  utilizing  engineered  stabilization  methods.    This  will  reduce  the 
hazardous  condition  and  provide  safety  functions  (protection  of  public  health,  safety  and 
welfare)  as  designated  under  LUC  20.25H.010.    The  lost  ecological  functions  (non‐native 
vegetation, pervious soils) will be mitigated in an area of potentially higher habitat value in the 
area within 25 feet of the ordinary high water mark (OHW) of Lake Sammamish. 
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The approximately 1,600  sf  slope will be  stabilized  to eliminate  the  landslide hazard.   A  little 
over  400  sf  of  planting  will  be  created  in  the  stabilized  area.    This  will  result  in  the  loss  of 
approximately 1,200  sf of non‐native  species and pervious  soils.   As mitigation,  the applicant 
will  set aside and plant with native species 120 sf of  the Lake Sammamish buffer currently  in 
lawn starting adjacent to OHW based on a 1:10 ratio for 1,200 sf of permanent impact to the 
steep  slope  area  (See  attached  figures).    This  is  in  addition  to  the native  plantings  along  the 
shoreline that were required for the dock. 
 

CA Impacts  Existing  Proposed  Change 

Ecological Function 
Steep slope 
Lake buffer 

 
1,600 sf (very low*) 
120 sf (very low) 

 
400 sf (moderate) 
120 sf (high) 

 
‐1,200 sf in shoreline 
+120 sf in CA 

Steep Slope Hazard  1,600 sf  0 sf  ‐1,600 sf 
* Habitat function rating 

 

Lake Sammamish Buffer 
An area of buffer approximately 32 feet long and 2 feet wide currently consisting of  lawn will 
temporarily disturbed to replace a drain pipe. No vegetation other than lawn will be disturbed.  
No temporary or permanent impacts to ecological functions are expected, and no mitigation is 
proposed. 
 

Effects of the Proposed Action on Shoreline Functions  
Standard shoreline ecological  functions  include water quality  improvements, bank protection, 
organic material  source,  and wildlife  habitat.    Each  of  these  functions  is  reviewed  below  for 
both the pre‐ and post‐redevelopment condition.   
 
In  shoreline  areas,  the  standard  for  protection  is  “no  net  loss”.    No  net  loss  means  that, 
following  an  action,  shoreline  ecological  functions  necessary  to  sustain  shoreline  natural 
resources are equivalent to or greater than ecological functions immediately prior to the action.  
As noted  in Ecology guidelines for the Shoreline Management Act, the “no net  loss” standard 
focuses  on  shoreline  ecological  functions  “as  they  currently  exist”1.   In  this  case  “as  they 
currently exist” refers to the conditions with the existing house,  landscaped yard, patio, dock, 
and general  lack of native vegetation anywhere within 200  feet of Lake Sammamish.   No net 
loss does not compare to theoretical, perfect, or undisturbed conditions as may have occurred 
before the area was developed.  
 
Shoreline habitat in its natural condition performs many functions essential to fish survival and 
productivity.  Vegetation  in  riparian  areas  can  provide  shade  and  helps  maintain  cool  water 
temperatures needed by most fish native to the Pacific Northwest.  Plant roots stabilize banks, 
help  control  erosion  and  sedimentation,  and  can  offer  refuge  habitat  for  juvenile  fish. 

                                                       
1 See WAC 173‐26‐201(2)(c) (no net loss focuses on sustaining “existing shoreline natural resources” and protecting 
shoreline resources “as they currently exist”). 
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Vegetation  creates  overhanging  cover  for  fish.   Where  present,  trees  and  shrubs  contribute 
leaves,  twigs,  and  insects  to  waterbodies,  thereby  providing  basic  food  and  nutrients  that 
support fish and aquatic wildlife.  Large trees that fall can create refuge habitat needed by small 
fish for cover and protection from predators.   Riparian vegetation,  litter layers, and soils filter 
incoming sediments and pollutants, thereby assisting in the maintenance of high water quality 
needed for healthy fish populations2.  
 
Primary ecological functions provided within the Lake Sammamish shoreline on the project site 
are  described below along with  an  evaluation of  the project  impact.  Shoreline  functions  and 
values  are  based  on WDFW  guidelines3  and  other  best  available  science4.    The  discussion  is 
summarized in Table 1. 

 
Existing conditions on the subject property consists of a gently sloped sand and gravel beach, a 
moderately  sloped  terrace  on which  the  existing  house,  garage,  residential  landscaping,  and 
driveway  are  located,  a  short  steep  slope  which  has  been  highly  modified  with  landscaping 
plants and weeds, and a second higher terrace covered with grass and weeds.  There are a few 
moderate sized trees on the site, most of which are non‐native.  

Water Quality 

Vegetation adjacent to a waterbody can improve water quality by filtering pollutants, removing 
nutrients,  and  preventing  sediment  introduction.  The  water  quality  function  of  the  existing 
shoreline area is minimal.  Most of the site is impervious and drains down the driveway directly 
into the lake.  The steep slope drains directly to impervious pavement so heavier rainfall carries 
some silt down the pavement  to Lake Sammamish.   Some areas contain grass or  landscaping 
and likely infiltrate.  Rapid infiltration and short travel times means that most water landing on 
the beach and lawns ends up in Lake Sammamish relatively quickly.  Any foreign material such 
as silts and landscaping or roadway chemicals receive minor filtering action by the soils before 
water reaches the lake.   
 
Re‐developing  the  site  will  result  in  little  change  with  how  stormwater  runoff  is  managed.  
Replacement of some of the lawn with new native plantings will slightly improve the quality of 
runoff  from  the  site assuming chemicals  such as  fertilizer or herbicides are used on  the non‐
native grasses.  Replacement of the mostly barren steep slope with impervious pavement and 
native plantings will  reduce  silt‐bearing  runoff.   However,  the overall  effects  are minor given 
the absence of significant runoff in the area. 
   

                                                       
2  Knutson,  K.  L.  and  V.  L.  Naef.    1997.      Management  recommendations  for  Washington’s  priority  habitats: 
riparian.  Washington Department of Fish and Wildlife, Olympia, WA.  181p. 

3   Ibid. 
4  For example,  see Citations of Recommended Sources of Best Available Science  for Designating and Protecting 
Critical Areas.  2002. Washington State Office of Community Development, Olympia, WA. and City of Bellevue’s 
2005 Best Available Science (BAS) Review (Herrera 2005). 
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Table 1.  Standard Lake Shoreline Buffer Functions and Analysis of Change 
 

Buffer Function 
Description of 

Function 
Current Buffer Function

Buffer Function After 
Re‐Development 

Shade 

The ability to help 
maintain low water 
temperatures and create a 
cool and humid 
microclimate. 

Non‐existent for the project 
site due to a lack of 
vegetation (trees and shrubs) 
overhanging or adjacent to 
Lake Sammamish. 

Beneficial Effect – 120 sf of 
new native plantings 
adjacent to OHW will 
replace existing lawn and 
will offer minor shading. 

Beneficial 
Nutrient 
Sources 

The ability to provide food 
resources to the Lake in 
the form of leaf litter, 
vegetative matter, and 
terrestrial insects. 

Non‐existent for the project 
site due to a lack of native 
vegetation within the Lake 
Sammamish shoreline area. 

Beneficial Effect – 120 sf of 
new native landscaping 
adjacent to OHW will 
slightly increase nutrients. 

Woody Debris 
Recruitment 

The ability to provide large 
woody debris to Lake 
Sammamish. 

Non‐existent for the project 
site due to a lack of potential 
recruitment trees near the 
lake. 

No change 

Sediment and 
Pollutant 
Control 

The ability to physically 
filter sediments, 
chemicals, and nutrients. 

Low due to a lack of native 
vegetation and little surface 
water running off of, or 
across the site. 

Beneficial Effect – 
elimination of runoff from 
steep slope will reduce 
sediment load to lake.  Less 
lawn adjacent to OHW will 
potentially reduce chemical 
load. 

Bank Stability 
and Sediment 
Recruitment 

The ability to maintain 
bank stability and prevent 
increased erosion along 
the shoreline of Lake 
Sammamish. 

Low due to entirely 
developed shoreline with 
lawn up to OHW 

No change 

Human Access 
Control 

The ability to reduce or 
eliminate human 
disturbance along a 
sensitive shoreline. 

None.  Access control is not 
an issue for this private 
property. 

No change 

Wildlife Habitat 
Suitability 

The ability to provide 
habitat for upland 
mammals and avian 
species within the riparian 
corridor. 

Low for the site due to 
general lack of natural 
vegetation and no large 
trees. 

Beneficial Effect – 520 sf of 
new native landscaping in 
shoreline area will increase 
wildlife forage habitat. 

Shoreline Buffer Function:  The physical, chemical, and biological processes or attributes of the buffer. 
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Water Quantity 

The  project  will  result  in  a  small  increase  of  impervious  surface  and  no  change  in  land  use.  
Runoff  volume  from  the  site will  be about  the  same considering  the new pavement  replaces 
relatively  impervious  hardpacked  dirt.    Water  from  the  site  drains  directly  to  a  very  large 
waterbody  (Lake  Sammamish).    The  effect  on  water  surface  elevation  and  flow  rate  will  be 
discountable. 

Beneficial Nutrients 

Native  riparian  buffers  can  be  important  to  aquatic  habitat  productivity  being  the  primary 
source  of  leaf  litter  and  insects  delivered  to  fish  habitat.    When  present,  overhanging 
vegetation  contributes  leaves,  vegetative  litter,  and  small  woody  debris  directly  to  the 
waterbody.  
 
No trees or shrubs will be removed from the shoreline buffer area under the proposed action.  
The applicant has proposed replacement of  trees removed from the shoreline on a 2:1 basis.  
The only tree proposed for removal is small, non‐native, and located almost 200 feet from the 
water.   120 sf of new native vegetation will replace existing lawn in the riparian buffer within 
25‐feet of OHW.  A small increase in beneficial nutrient delivery will occur in this area.  

Microclimate 

Riparian  vegetation  has  the  ability  to  protect  waterbodies  from  climate  changes  caused  by 
widespread development away  from  the water,  including  soil  and air  temperature, humidity, 
and wind.  There is no direct link between microclimate and the condition of salmonid habitat, 
however,  it  has  been  suggested  that  microclimate  needs  protection  to  maintain  desirable 
assemblages of plants and animal species, including insects, beneficial to fish.  
 
Upon  finishing  the  new  structure,  approximately  52  percent  of  the  property  will  consist  of 
pervious open space compared to 54 percent under existing conditions.  Some of the area will 
be naturally vegetated whereas almost none is under existing conditions.  No native vegetation 
will be removed under the proposed action.  The net effect will be no measurable change in the 
microclimate function of the site.   

Temperature & Shade 

No  vegetation  overhanging  Lake  Sammamish  is  present  on  the  property  and  none  will  be 
added.  No effect on water temperature in Lake Sammamish will occur. 

Human Access Control 

One function of buffers in populated areas can be reducing the direct encroachment of humans 
on the watercourse.  This project will be conducted on private property where access control is 
not an issue.  
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Woody Debris 

Large and small woody debris consists of downed tree stems and branches and is a functionally 
important structural component of watercourses and lakes in the Pacific Northwest.  
 
120 sf of new native vegetation will replace existing lawn in the riparian buffer within 25‐feet of 
OHW.  A small increase in woody debris contribution characteristics of the site will be provided.   

Bank Stability 

Roots  from vegetation growing along waterbodies can help stabilize soils and reduce erosion.  
The sand and gravel found along the subject shoreline naturally aggrades and erodes with no 
influence of any native plants along the shoreline.  No changes are proposed in the nearshore 
area  or  within  the  floodplain.  Bank  stability  will  not  be  affected  by  the  proposed  re‐
development. 
 
Wildlife Habitat Suitability 
Almost no native vegetation  is  found on the site under existing conditions. There  is one non‐
native tree in the shoreline setback area that will remain.  A few others located 200‐feet from 
the  lake  and  beyond will  be  removed  and  replaced with  smaller  specimens.    120  sf  of  new 
native vegetation will replace existing lawn in the riparian buffer, and 400 sf of additional native 
landscaping will  be  added  starting about 130  feet  from OHW.    The effect will  be  to  increase 
wildlife habitat suitability of the site by a small amount. 

Shoreline Function Conclusion 

The site is currently developed with an existing residence.  Redevelopment consists primarily of 
replacement of the structure with some minor expansion of the garage and parking area into a 
steep slope sparsely vegetated with non‐native landscaping.  No change in development within 
the Lake Sammamish buffer or setback is proposed.  The developed square footage within the 
Lake Sammamish shoreline area will  increase by about 2 percent.   The entire area of increase 
will  take place within areas of existing disturbance  including  the driveway,  a  lawn,  and a  cut 
slope.  No disturbance of natural habitat will occur.  No work is proposed in sensitive areas.  No 
natural vegetation will be disturbed.  With mitigation, new native plantings totaling 520 sf will 
be added to the shoreline with 120 sf of that being placed within 25‐feet of OHW.  Under the 
Shoreline  Management  Act,  this  level  of  protection  will  provide  “no  net  loss”  of  shoreline 
ecological functions necessary to sustain shoreline natural resources. 
 
Applicability with decision criteria 20.25H.255.B 
1. The proposal  includes  plans  for  restoration  of  degraded  critical  area or  critical  area buffer 
functions which demonstrate a net gain in overall critical area or critical area buffer functions;  

The proposal includes plans to replace 120 sf of lawn in the Lake Sammamish buffer with new 
native plantings.  This will offset the minimal habitat functions lost by stabilization of 1,200 sf of 
steep slope located upland of the house and more than 130 feet from the lake.  The discussion 
of critical area function gain is provided above with a conclusion that “no net loss” of shoreline 
ecological functions has been achieved under the proposed action. 
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2.    The proposal includes plans for restoration of degraded critical area or critical area buffer 
functions which demonstrate a net gain in the most important critical area or critical area buffer 
functions to the ecosystem in which they exist;  

Table  1  provided  above  summarizes  the  most  important  critical  area  functions  for  the 
mitigation  area  within  the  Lake  Sammamish  buffer  and  compares  existing  versus  proposed 
(restored) conditions.  No loss of functional habitat is expected due to the proposed changes to 
the steep slope area.  Functional habitat increases are expected for shade, beneficial nutrients, 
water quality,  and wildlife habitat within  the  shoreline area,  and particularly  the critical  area 
adjacent to Lake Sammamish.   
 
3.    The proposal includes a net gain in stormwater quality function by the critical area buffer or 
by elements of the development proposal outside of the reduced regulated critical area buffer; 

Stormwater  quality  functions  will  be  increased  under  the  proposed  action  in  two  ways:  1) 
Replacement of some of the lawn within the Lake Sammamish buffer with new native plantings 
will slightly improve the quality of runoff from the site assuming chemicals such as fertilizer or 
herbicides are used on the non‐native grasses; and 2) Replacement of the mostly barren steep 
slope with  impervious  pavement  and  native  plantings will  reduce  silt‐bearing  runoff  to  Lake 
Sammamish.   
 
4.  Adequate resources to ensure completion of any required mitigation and monitoring efforts;  

Costs  to  complete  the proposed mitigation will  be undertaken as part  of  the  redevelopment 
action with only minimal additional costs.  Monitoring will be completed by the homeowner.   
 
5.  The modifications and performance standards included in the proposal are not detrimental to 
the functions and values of critical area and critical area buffers off‐site; and 

Proposed modifications involve reconfiguration of a small area of existing lawn, elimination of a 
steep  slope  limited  to  the  applicant’s  property,  and  planting  of  some  native  shrubs.    These 
changes will have no effect off‐site.  
 
6.  The resulting development is compatible with other uses and development in the same land 
use district. 

The proposed house and landscaping will be similar in size, quality, and vegetation with other 
residences in the area.  No conflicts are expected. 
 
 
 

Figures ‐ Mitigation planting plan 
 
 








